
CASCADE COUNTY PLANNING BOARD

January 30, 2018

9:00 am

Court House Annex

325 2nd Ave North

Board Members: Mark Carlson,RichardLiebert,ElliottMerja,Rob Skawinski,Ken Thornton,Dan Johnstone,

DexterBusby

Notice:These minutes are paraphrased to reflectthe proceedings ofthe Cascade County Planning

Board, and are considered a draftuntilformallyapproved by the PlanningBoard.

StaffPresent:Alex Dachs, Fernando Terrones,Tammy Humble

Attendees: ClarkCarlson-Thompson, John Taillie,John Paul,Robert Nicholsen,Jim Ekberg

1.Callto order:Chairman ElliottMerja calledthe meeting to order at 9:00 am

2.Rollcall:

Board Members Present:Richard Liebert,ElliottMerja, Rob Skawinski,Ken Thornton, Dan

Johnstone, Dexter Busby

Board Members Absent: Mark Carlson

3. Electionof Officers:

Richard Liebertnominates ElliottMerja as Chairman.

Rob Skawinskiseconded the motion.

AllinFavor,Motion passes 6-0

Ken Thornton nominates Mark CarlsonforVice-Chairman.

Richard Liebertseconded the motion.

AllinFavor,Motion passes 6-0

4.Approval of Minutes: November 21,2017

Ken Thornton motioned to approve the minute as submitted.

Dan Johnstone seconded the motion.

AllinFavor,Motion passes 6-0

5. New Business:

A. Rezone -John Paul

Alex Dachs presented the staffreport.Summation isas follows:The Cascade County Planning

Board isinreceiptof an applicationfrom John Paul,Pre-Engineered FireSystems to approve a

Rezone of 13.25 acresof property from LightIndustrial(1-1)to Heavy Industrial(1-2).This

property islocatedatS33,T21N, R4E, P.M.M., Cascade County, MT and has a physicaladdress

of 4725 22"dAve N.

The applicantdesiresthe rezoningto meet industrystandards and facilitatethe bidand

contractingprocesses.The existingland iscurrentlybeing used as a facilityforthe design,

building,and saleof prepackaged fireprotectionequipment solutions.
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John Paul and Pre-Engineered FireSystems are petitioningas owner and applicantto rezone 13.25

acresof propertyfrom LightIndustrial(1-1)to Heavy Industrial(1-2).The requested Heavy Industrial

Zoning Districtpermits allnon-residentialuses not otherwise prohibitedby law,and limitedaccessory

uses,such as a single-familydwellingincidentalto the industrialenterprises,agriculturaluses of land,

and Agriculturalbuildings.The intentofthe rezoning isto allow Pre-Engineered FireSystems to

continue to meet industrystandards,and continue to bidcompetitivelyon theirexistingbusiness

operation.Some companies and government contractsrequirebiddersto be ina Heavy Industrial

districtto be eligibleforcontracts.Law enforcement activitiesare provided by the Cascade County

Sheriff'sDepartment and fireprotectionsupport isprovided by the BlackEagleVolunteer Fire

Department.

Notice of PublicHearing was mailed to surrounding property owners on January 18,2018. LegalAds

of the Planning Board'sPublicHearing were published inthe Great FallsTribune on January 7 &

January 14,2018.

ZONING ANALYSIS

Section 76-2-203 Montana Code Annotated listscriteriaand guidelineswhich must be considered in

conjunction with allzoning or rezoning proposals;the criteriaare:

Criteria#1, the rezone applicationismade in accordance with the fivelistedgoals in the

growth policy;

The 2014 Cascade County Growth Policy(CCGP) containsfive(5)goalswhich the policydefines

as a directionof the Growth Policy.Each Goal alsoincludesa subset of Objectiveswhich the

Growth Policydefines as a more narrowly defined and concrete expression of community

intent.The five(5)goalsand theirrelatedobjectivesare:

Goal 1:Sustainand strengthen the economic well-beingof Cascade County's citizens.

Stimulatethe retentionof existingbusinesses and expansion of existingbusinesses,new businesses,

value-added businesses,wholesale and retailbusinesses,and industriesincludingagriculture,mining,

manufacturing/processingand forestproducts.Applicant:By insuringwe are incompliance with the

zoning laws, we willbe able to retain our current tenant, whom during peak production times

employs 6 fulltime employees and subcontracts with 5 differentsmall businessesaround town. In

2016 Pre- Engineered FireSystems (our tenant) dispersed more than halfa milliondollarsto these

subcontractors. Pre-Engineered Fire Systems is a design and manufacturing company for fire

suppression systems. The rezone isintended to allow thiscompany to expand theiroperations by

making them more competitive in seeking bids and contracts.This company alsosubcontractswith

localbusinesses,and John Paul has stated hisintentionto buildcommercial/industrialcondos on his
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property inthe future,which willprovide more opportunitiesforgrowth.

Stabilizeand diversifythe county'stax base by encouraging the sustainableuse ofitsnaturalresources.

Applicant: Subcontracting with these companies helps ensure they stay inbusiness,thus stabilizing

the County's tax base. Staff:Pre-Engineered FireSystems recyclesas much of theirwaste as possible

atSteelEtc.,a localbusinessintheirvicinity.

Identifyand pursue primary business development that complements existingbusiness,which is

compatible with communities, and utilizesavailableassets.Identifyand pursue targeted business

development opportunities to include, but not limited to, manufacturing/heavy industry,

telecommunication, and youth/socialservices.Applicant: Our current tenant, Pre- Engineered Fire

Systems, has demonstrated that itcompliments existingbusinesses by partnering with them on

several and tapping Cascade County's greatest resource,quality workforce. Staff: The applicant

supports many existingbusinessesas they have a varietyof needs to support theirindustryand day to

day operationsof creatingfiresuppression equipment inCascade County.

Promote the development of culturalresources and tourism to broaden Cascade County's economic

base.

Applicant:The property overlooks Giant Springs Park, Lewis and Clark InterpretiveCenter,and the

remains of the originalsmoke stack and promotes these assetswhen Clients'Executivesare intown.

Staff:The applicantisinclose proximityto an expansive localpark system and promotes itto their

visitors.The applicanthas expressed theirdesireto keep theirproperty aestheticallypleasingand in

harmony with the surrounding area.

Foster and stimulatewell-planned entrepreneurship among the county's citizenry.Applicant: As

previously stated, the current tenant, Pre- Engineered Fire Systems, stimulates and fosters

entrepreneurship including but not limited to Gerber's of Montana, ADF Paint Shop, Sherwin

Williams,Patterson Enterprises,Advanced Air,KletteElectric,American Welding & Gas, SteelEtc.,

High Ball Trucking, & H&H Crane Service.Staff: Pre-Engineered FireSystems works with many

companies in the localarea as well as across the state.They support localbusinesses and have

expressed theirdesireto expand locallyinthe future.

Promote a stronglocalbusinessenvironment. Encourage and strengthenbusinesssupport mechanisms

such as chambers ofcommerce, development organizationsand businessroundtable organizations.

Applicant: Our tenant,Pre- Engineered FireSystems, isalways promoting localbusiness,but could

do more to promote Business development organizations.Staff:The applicantisa strong supporter

and partner for local businesses but believes they could do more to support area business

organizations.This re-zone could pave the way to further engagement with area organizations,

especiallyifthe goalof constructingbusiness"condos" isrealized.

Improve localtrade capture for Cascade County businesses.Promote localshopping as well as well-

planned businessesand new businesses.Applicant:Severaldifferentpeople travelinand out of Great
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Falls during a typical project of Pre- Engineered Fire Systems. During the project Client

representativescome to Great Fallsfor Factory Acceptance Testing,Plan Review, and Third-Party

inspections.During these visitsthey stay at localhotels,eat at localrestaurants,and visitvarious

localestablishments.Staff:The applicantbringsinclientsfrom acrossMontana and the United States.

While here these clientsengage with localbusinesses for food, lodging,and general shopping.

Proximity to Giant Springs State Park also drives clientsto localattractions,further bolstering

community revenue.

Network with and support other economic development effortsin the region and statewide, in

recognitionof Cascade County's interdependence with other communities and to leverage available

localresources.Applicant: Our tenant, Pre- Engineered FireSystems, has several Fire Pump Skid

projectsthroughout Montana servingvariousBusinesses.Staff:FirePump Skidsare stationsinstalled

remotely to providefireprotectionservicesto businessesand projects.The applicanthas a number of

these stationsacrossthe state,providingfiresafetyforbusinessand industry.

Encourage the growth of the agriculturaleconomy. Applicant: The current tenant, Pre- Engineered

FireSystems, does not reallyinterfacewith AgriculturalEconomy, however ithas been known to treat

Clientsto localcraftbrews, that may or may not use localbarley.Many of these localrestaurants

they visitserve localbeef.Staff:Being inan industrialarea,the applicanthas littleinterestindirectly

promoting agriculturaldevelopment. However, their fire-suppressionsystems are used in the

transportationindustry,a crucialcomponent of Montana's agriculturalsector.

Stimulate the growth of the economy by encouraging the use of alternativemethods of energy

production,includingwind energy.Applicant: Our tenant,Pre- Engineered FireSystems, iscurrently

developing a solarpowered FirePump House for an offthe gridsitein Hawaii, which could open a

new niche that would lead to technology from the area.Staff:The applicantbelievesthatthey have

opportunitiesto develop alternativeenergy sources,both as a facetof theirremote firesuppression

systems and foron-siteuse.

Goal 2: Protectand maintain Cascade County's ruralcharacterand the community's historic

relationshipwith naturairesource development.

Fosterthe continuance of agricultureand forestryin recognitionof theireconomic contributionand

the intrinsicnaturalbeauty of grazingareas,farmlands and forests.Applicant: Maintain a healthy

Missouri RiverCorridorby plantinggrasseswith betternutritionalvaluefor the wildlife.A shelterbelt

incorporating the proper treesand bushes to promote healthy habitatfor the wildlifeand upland

game birds.The applicantissensitiveto theirlocationnear the Missouri Riverand along a statepark

system. They intend to maintain a well-keptyard and desireto create and maintain greenspace to

enhance the naturalbeauty ofthe area.

Preserve Cascade County's scenicbeauty and conserve itsforests,rangelands and streams,with their

abundant wildlifeand good fisheries.Applicant: Preserve the County's open space feel by using a
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small portion of the land that isclosestto other businesses to prevent industrialsprawl. Staff:Pre-

Engineered FireSystems has no intentionof harming the scenicbeauty of Cascade County and desires

to keep theirindustrialuses ina centrallocationwith similarbusinesses.

PreserveCascade County'sopen space settingby encouraging new development to locatenear existing

towns and ruralsettlements and by discouragingpoorly designed, land subdivisionsand commercial

development. Applicant:As stewards of the property we can ensure only Businesses with healthy

environmental standards and that willkeep a well-organizedyard willbecome tenants.Staff:The

applicanthas expressed theirinterestinmaintainingthe beauty of the surrounding area and intends

to be selectiveto ensure whoever leasestheirproperty maintains a clean environment.

Assure clean air,clean water, a healthfulenvironment and good community appearance. Applicant:

No Response. Staff:The applicanthas repeatedly expressed theirdesireto remain in harmony with

the surrounding area and activelyrecycleswaste from theirfacility.

Support the development of naturalresourcesincludingbut not limitedto timber,mining,oil,and gas

production,and renewable energy production.Applicant: No Response. Staff:Pre-Engineered Fire

Systems uses limitednaturalresources,and isnot engaged inthe development of naturalresources.

They have expressed interestinalternativeenergy.

Continue to work with federaland stateagenciesto redevelop propertieswithinCascade County which

are currentlyundergoing Superfund and Brownfieldsprocesses.Applicant: No Response. Staff:This

property has not been identifiedas a siteundergoing Superfund and Brownfieldsprocesses.

Goal 3: Maintain AgriculturalEconomy

Protectthe most productivesoiltypes.Applicant: Our parcelisnot used for agriculturalpurposes and

isnot located in theflood plain,thereforethisgoal isnot applicable.Staff:According to the USDA

Web SoilSurvey,the land isnot on prime soil,classifiedas 3e or 4e, implying severe to very severe

limitationson use, and a propensityto erosion.The applicanthas expressed no desireto engage in

agriculturaloperations.

Continue to protectsoilsagainsterosion.Applicant: Our parcel isnot used for agriculturalpurposes

and isnot located in the flood plain,thereforethisgoal isnot applicable.Staff:The applicantisin

compliance with Storm water regulations,and has taken stepsto mitigaterunofffrom uphillsites.Staff

believesthatthe applicantisalreadyreducingthe erosionfrom theirsiteand adjacentsites.

Protect the floodplainfrom non-agriculturaldevelopment. Applicant: Our parcel is not used for

agriculturalpurposes and isnot located intheflood plain,thereforethisgoal isnot applicable.Staff:

Thisproperty isnot ina floodplain.

Support the development ofvalue-added agriculturalindustryinCascade County utilizingthe products

from the regionalarea.Applicant: Our parcelisnot used for agriculturalpurposes and isnot located
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in the flood plain,thereforethisgoal isnot applicable.Staff:The applicanthas expressed no desire

to engage inagriculturalactivitieson theirland.

Goal 4: Retainthe presence ofthe US MilitaryinCascade County

Encourage the federalcongressionaldelegationto activelysupport maintainingthe current mission

status at a minimum. Applicant: Our parcel has no impact on the presence of the US Militaryin

Cascade County, thereforeGoal 4 isnot applicable.Staff:The rezone should not impact the current

mission statusof Malmstrom AirForce Base.

Promote the locationof additionalmilitarymissions inCascade County. Applicant: Our parcel has no

impact on the presence of the US MilitaryinCascade County, thereforeGoal 4 isnot applicable.Staff:

This rezone applicationshould not have an impact on promoting the locationof additionalmilitary

missions inCascade County.

Encourage the reactivationof the runway at Malmstrom Air Force Base for fixedwing operations.

Applicant: Our parcelhas no impact on the presence of the US MilitaryinCascade County, therefore

Goal 4 isnot applicable.Staff:Thisparcelisinthe MOD-D heightoverlaydistrictforMalmstrom, which

prohibitsstructuresover 150 feetabove the runway. The existingstructuresare withinparameters.

Refer to the Joint Land Use Study for resolving conflictsand promoting mission compatible

development. Applicant: Our parcel has no impact on the presence of the US Militaryin Cascade

County, thereforeGoal 4 isnot applicable.Staff:The closestmissilelaunch facilityisover 20 miles

away.

Goal 5: Preserve and enhance the rural,friendlyand independent lifestylecurrentlyenjoyed

by Cascade County's citizens.

Maintain Cascade County's citizen'sindependent lifestyleand minimize local governmental

intervention,to the extent possible,consistentwith the requirements of a continuallyevolving

economy and constantlychanging population.Applicant: Continue tobe a good neighbor to Montana

Fish& Game. Staff:Stafffeelsthatthe existingoperation meshes with the surrounding uses and would

continue to do so.The applicantappears committed to minimizing theirimpact on the environment

and being a good neighbor.

Preserve and promote Cascade County's richculturalheritage,rooted innaturalresource

development and reflectedinitsnumerous cultural/historicsitesand archaeologicalareas.Applicant

Protectour portion of the Missouri RiverCorridorby continuing to controlnoxious weeds and

ensure that development does not infringeon the RiversEdge Trailor Giant SpringsState Park.

Staff:The applicantiscommitted to maintainingtheirproperty and acknowledges weed-control

efforts.Noxious weeds inCascade County are a detriment to our scenery and environment, and itis

refreshingto see citizenscommitted to controllingtheirspread.
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Promote fireprevention measures throughout the county,givingspecialemphasis to the extreme fire

hazards present atthe wild land/urban interface.Applicant: Promote fireprevention by keeping fuel
loads cleaned out of the wild land/urban interface.Promoting a natural maintenance by providing

an enriched wildlifehabitat.Maintaining gradient landscaping to the building.Staff:Not only does

the applicantbelieveinkeeping theirproperty freeof debris,but the currenttenant,Pre-Engineered

FireSystems, isdedicated to firecontroland suppliesfire-fightingoperations inthe vicinity.

Encourage the continued development of educational programs and facilities,recreational

opportunitiesand spaces and health servicesforallcounty residents.Applicant: No response Staff:

The rezone should have virtuallyno impact on educational development or health services,and

minimal impact on recreationalopportunities.

Criteria#2, whether the zoninq regulationshave been designed tosecure safety from fireand

other dangers.

Applicant: The property iscloseto three differentfirecisternsas wellas a largestorm retentionpond

and hydrants closeby.The buildingissteelwith noncombustible insulation.Staff:The proposed zone

change ismeant to betterreflectthe property owners intended use of the property and should have

no impact on securingsafetyfrom fireor other dangers.

Criteria#3, whether the zoninq regulationshave been designed to promote publichealth,

publicsafety,and general welfare.

Applicant: The property iswelllightedwith LED lightingand securitycameras with notificationsthat

overlap adjoining areas.Staff:The applicant'slesseeoperates a secure facilityand willcontinue to

have a vested interestin protectingtheirproperty.Securitysystems already in place provide partial

coverage forneighbors as well.

Criteria#4, whether the zoninq regulationshave been designed to facilitatethe adequate

provisionof transportation,water, sewage, schools,parks,and other publicrequirements.

Applicant: Thisisjusta rezoning and the roads have been establishedwith self-containedwater and

sewer on the property.Staff:Stafffeelsthe zoning regulationshave been designed to facilitatethe

adequate provisionof transportation,schools,parks,and other publicrequirements. Existingwater

and septicsystems willremain adequate, roads are already established,and there isample room for

growth.

Criteria#5,whether the zoninq regulationshave been designed toprovide adequate lightand

air.

Applicant: There isthree phase power on one side of the property and another power lineon the

other sideof theproperty thatcan be tapped. Itwillhave no effecton airquality.Staff:Thisbusiness

isnot a heavy polluterand has installedsecuritylightingon theirfacility.
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Criteria#6,whether thezoninq regulationhave been designed toaddress effectson motorized

and non-motorized transportationsystems.

Applicant: Itisexpected to have minimal trafficon already establishedand wellmaintained private

roads. Staff:The applicanthas road access through a privateroad to theireast.This road isshared

with other industrialbusinesses, and any impact to the transportation infrastructurewould be

negligible.

Criteria#7, whether the zoninq regulationshave been designed to be compatible with urban

growth in the vicinityof citiesand towns that at a minimum must includethe areas around

municipalities.

Applicant:Surrounding area isHeavy Industrialand iscompatible with our usage. Staff:Thiszone

change applicationisinproximityofGreat Fallsand Malmstrom AirForce Base,but isadjacentto other

Heavy Industrialuses.Stafffeelsthey would remain in harmony with surrounding uses and planned

futuredevelopment.

Criteria#8, whether the zoninq requlationshave been made with reasonable considerationto

the district'speculiarsuitabilityforparticularuses.

Applicant: The area isnext to the new Business Park and developing intoan Industrialarea. Staff:

Stafffeelsthiszone change applicationisappropriate.Thiswould not be considered "spotzoning" and

isadjacent to Heavy Industrialuses and inthe vicinityof planned developments, such as the Agritech

Park to the east.

Staff:While stafffeelsthiszone change applicationisappropriate,a re-zone ofthe propertyto Heavy

Industrialmay have the possibilityof resultinginthe creationof spot zone, which has been deemed to

be illegalby the 1981 Montana Supreme Court Case, "Littlevs.Board of County Commissioners". The

case determined three factorsmust existbefore a property can be considered an instanceof unlawful

spot zoning. These are:

1) The proposed use issignificantlydifferentfrom the prevailinguse inthe area;

2) The area in which the requested use isto apply israthersmall from the perspectiveof

concern with the number of separate landowners benefitedfrom the proposed change;

3) The change isspeciallegislationdesigned to benefitonly one or a few landowners at the

expense ofthe surrounding landowners or the general public.

When consideringthe "Littlevs.Board of County Commissioners," the firstfactorto considerisif"the

proposed use issignificantlydifferentfrom the prevailinguse in the area". The proposed heavy

industrialuses willnot be significantlydifferentfrom the prevailinguse to the east.The lightindustrial

zoned parcelsto the south and west are alsoconsistentwith the proposed heavy industrialuse,as is

the railwayto the north.
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The acreage ofthe parcelpetitioningforthe rezone (13.25)isroughly inlinewith the adjacentparcels.

The Heavy Industrialparcelsinthat area range insizefrom 92 acresto 1.37 acres.Sincethiswillbe an

extension of an existingHeavy Industrialdistrictintoa LightIndustrialdistrict,staffdoes not believe

the second factorwillbe met.

Finally,while the purpose of the rezone isto explicitlybenefitone landowner, the change could open

the door for additionalparcelsto the west to rezone from lightto heavy industrialas well.Sincethe

adjacent propertiesare some form of industrialor a dedicated railway,planning staffiscomfortable

thatthisisnot a spot zone scenario.

Criteria#9, Whether the zoninq regulationshave been made with a view to conserving the

value of buildingsand land.

Applicant: Allthe buildingsare purpose builtand the area isdesigned and subdivided to provide a

placefor small businessesto grow and expand. Staff:Thisparcelisadjacentto a dedicated industrial

subdivision,John Michael Acres.At one pointthisparcelwas a partof that subdivision,however they

revisedtheirplatto liftan agriculturalcovenant.

Criteria#10, Must, as nearly as possible,be made compatible with the zoning ordinances of

nearby municipalities.

Applicant: The property iszoned LightIndustrialand we would liketo be zoned Heavy Industrialto

be more compatible with adjacent properties.Staff:This property islocatedinan industrialarea in

Cascade County and inthe proximityof the Cityof Great Falls.

CONCLUSION

The Cascade County Zoning Regulationsstatea Heavy Industrialdistrictisa zoning classificationthat

allows allnon-residentialuses not otherwise prohibited by law. As accessory uses a single-family

dwellingand agriculturaluses of land are permitted.The zone change request isfora parcelbordering

other industrialuses of land and industrialzoning,and stafffindsthe applicant'srequestto rezone to

Heavy Industrialisconsistentwith the intend use,as wellas the surrounding uses.

RECOMMENDATIONS

Two recommendations have been provided foryour consideration:

Recommendation One:

"Imove that the Planning Board recommendation to the County Commission, afterconsiderationof

the staffreport,thatthe zone change requestofJohn Paulto rezone parcel#2712775 locatedinSection

33,T.21N., R.4E.,P.M.M., Cascade County, MT. from "I-1"LightIndustrialto "I-2"Heavy Industrial,be

denied."
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OR:

Recommendation Two:

"Imove that the Planning Board recommendation to the County Commission, afterconsiderationof

the staffreport,thatthe zone change requestofJohn Paulto rezone parcel#2712775 locatedinSection

33,T.21N., R.4E.,P.M.M., Cascade County, MT. from "I-1"LightIndustrialto "l-2"Heavy Industrial,be

approved."

Board Questions:

Richard Liebertasksso,the currenttenant iswho, Pre-Engineered FireSystems? Do they have a

lease?

Alex Dachs answers that'sthe impression that I'mof.

Richard Liebertasks isthe applicanthere to answer the question?

Alex Dachs repliesIbelieveso.

John Paul answers yes,they do have a leasewith us.

Richard Liebertasksforhow long?

John Paul answers wellit'sa year to year leasehowever, Iown that.

Richard Liebertsays Iwas reading intothe cascade county zoning regulations.Heavy Industrial

could be anything saw mills,refineries,hazardous, offensiveinnature,a salvageyard,Ijustwant to

bringthat up. Inthe regulationsalso,section7.4.212Heavy IndustrialDistrict:all12uses shallbe

contained ina building,or sight-obscuringfence,berm or other such improvement no lessthan six

feetinheightshallsurround the area outsidethe buildingbeing used forthe enterprise.So, isthat

inconjunctionwith the shelterbeltthatthe applicantindicated?

Alex Dachs answers Ido not believeso.

Richard Liebertsayscause the applicantinhisletter,alsostatedthatthey would, a shelterbelt

incorporatingthe proper treesand bushes to promote healthyhabitforthe wildlifeand game.

Would that be includedinthe provisionofthe rezone?

Alex Dachs asksthatthey install?

Richard Liebertinterruptsand says a shelterbeltor something to meet that provisioninthe

regulations.

Alex Dachs repliesIthinkwe would look atthatwhen they come through with the zoning and we

would issuethat as partofthe zoning requirements thatthey fulfillthe landscaping.
Richard Liebertasksso isthatcontingenton a new structureup or other activity?

Alex Dachs answers correct.

Richard Liebertsaysokay Mr. Chairman back when we went through thisback inAprilof 2015 was

it11then or we did an AG exemption then right.

Alex Dachs repliesIwas not partofthat process so Iam not aware of that.

John Paul says itdid have an AG exemption on itand we went through a subdivisionprocessto

buildthe currentbuilding.

Richard Liebertstatesatthattime we made it11.

John Paul says and thatwas my mistake.Ididn'trealizereallythe differenceand the littlebitit

would have been differentto go to 12.How thisallstartedwas one ofthe qualificationson a fire

pump house thatwe didwas itwas builtwithinan industrialarea.Well they startsearchingaround
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and we were ableto get around that by proving are facilitywas actuallypurpose builtfor

production firepump skidsand firepump houses. That was the firsttime we ever came acrossit.

We didn'treallysee where we would need an 12zoning but as we get intothissometimes H&H

cranes are sittingout there waitingto loadthe pump houses on the truckforovernightor two days.

That'sagainstthe zoning of 11and were justreallylookingto crossthe T'sand dot the l's.At this

pointand time there isno interestindoing anything differentwith the propertythen what's going

on now. Other then we are going to be drillinga wellwhich was inour originalsubdivisionforwater

and were sittingon 13 acres.Reallyanything hasn'tchanged were justlookingto make sure that

were compliant with allthe zoning thatwe need.

Richard Liebertasksso ifitwere to go to 12would there have to be a shelterbeltor a berm required

there? There'sone buildingthere now and Iknow the property and we went through thisbefore.

Alex Dachs answers yeah, we would have to look atthat atstaffto see how staffwould interpret

that and we would see what we would requireon that ifitwould be a berm or not.It'spartofthe

industrialzoning.

Richard Liebertinterruptsand says itsother such improvements which could be a shelterbeltso.

Alex Dachs says right.

Richard Liebertsays as Iinterpretthe applicantinhisletterto the planningdepartment indicatedto

meet certaingoalslikeisaidmaintain,plantgrasswith nutritionalvalue,shelterbelt.Ikeyed on

thatwords alsointhe applicant'sresponse to the staffas you read.So apparently,we could have

gone to 12insteadof Ilback then.Also,the applicantindicatedthatthere be other additional

activitythere,industrialcondos. There's 13 acresthere.Iimagine you would want to use the other

acreage forother activitiesor enterprises.

John Paul well Iam gettingolderand willretiresooner or laterand itwould be niceto have some

residualincome coming in.Basically,you saidyour familiarwith the property,thiskindof sitson a

shelfand then itkindof drops down the hilloverlooksthe parks and what not and were not going to

do anything over thatflatarea thatgoes around John Michaels where other Industrialdevelopment.

We may, likeImentioned, put inanother buildingthatwould allow 1200 - 4000 square feetof

additionalspace forother smallbusinessesto have a shop and officeinthatarea but it'sgoing to be

maintained prettymuch up on thatflatterspot.The shelterbeltsand what not willbe allalong that

top ofthe ridgeand going down. You know as you'regettingcloserto the buildingyou'llsee more

maintained manicured grass.

Richard LiebertstatesIlooked atthe propertiesto the eastthat'sthe Ithinkthe constructionyard,

when Ilooked at itfrom the northsidefrom the park sideitlookslikethere was a perimeter fence

there but nothing likea 6-footperimeter or anythingto likeshield.Idon't know what the intentof

what thatwas when thatwas zoned 12.

ElliottMerja says itdoesn't have a privacyfence iswhat you'resaying.

Richard Liebertanswers right,itlookslikea securityfence and you can see equipment there but I

don't know what thatwas ever zoned 12.

ElliottMerja sayswellthisone would justhave to meet those requirements as to whether itwould

have to have a fence thatyou can'tsee through or a privacyfence that'sgot to have justa security

fence or whether a hedgerow issufficient.

Richard Liebertsays regulationssay siteobscuringfence,other such improvements, well my

definition,shelterbeltcould be such improvement.

ElliottMerja asks any other questions?
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Ken Thornton askswhen thiswas set up 12and 111'm sure thiswas what inthe 70's.The overall

zoning lineswere drawn Ithinkitwas. Isthere a reason why halfofthisis11and the other halfisi2?

Iunderstand thismap here the purple isall11and the blackis12?

Alex Dachs answers yeah, I'm not sure why there was that boundary put inthere or why they had

drawn that inbetween those parcelsand not a differentlocation.

ElliottMerja says itwould seem to me that purple should be 12as well.

Rob Skawinski saysthat'snot hisbusinessthat'shisprivateshop.

ElliottMerja says so hisbusinessison the other side.

Rob Skawinski says it'son the other side.

Alex Dachs saysthey may have looked atthe existinguses when they didthe overlyingzoning atthe

time and they maybe those were justvacant parcelsthere was no underlyinguse versusthere being
a contractyard on there or something likethatwhich would dictatea 12zoning on thatparcel.
ElliottMerja asks any other questionsfrom staff?

Richard Liebertasksfrom what your,gettingfrom the communication from the applicant,the

applicantwillinstalla shelterbeltifthere'sadditionalactivitythere.

Alex Dachs answers we'llhave to look atthat as staffand determine ifhe'sgoing to be requiredto

or not.

Richard Liebertsaysthat doesn'tincreaseby confidence.

Alex Dachs says we alsohave landscapingrequirements but ifyou're an industrialparcelnext to an

industrialparcelyou don't need to meet those landscapingrequirements. I'm not surewhy that

industrialberm was setinthere that6-footsightobscuring-screenfence,but I'm not sure ifwe have

been applyingthatto allcurrentland applicationsthatwe've been receivingconsistently.So, I'm

not sure ifitwould be fairto make thisgentleman comply with that.

Richard Liebertinterruptsand saysthat'swhy Iasked the question Mr. Chairman thatwe know our

regulationsso we have those provisionsinthere.As the applicanthas indicatedyou know they want

to be good neighbors and articulatea shelterbeltand Ihold thatto be interesting.

ElliottMerja says how about we have the applicantcome up to the podium and stateyour name

and address so we can get thaton the record and wellaskjusta couple more questions.

PublicComment Opened at 10:36 am

Applicant:John Paul residesat 2704 4thAve N, Great Falls,MT.

ElliottMerja asksso ifthere isa need forthis,because thisgoes through the zoning as to whether

they need to have thisfence or they have thishedgerow or thisberm or whatever, right?
Alex Dachs repliesright.

ElliottMerja says it'snot inour department necessarily.It'sinthe zoning department.
Alex Dachs says it'sinthe zoning regulations.

ElliottMerja asksyeah so to make itcomfortable ifyour requiredto do a fence or a hedge or

something to make ita privacyarea,are you willingto do that?

John Paul answers Ihave no problems with that.Were continuouslyplantingtreesout there.We do

our bestto water them. As we get our wellinand sprinklersystems inwere going to have better

luckwith the treestaking.Sometimes the wind out there and then the deer come along and rub

theirhorns on the treesand breaks offthe branches but,you know it'sa continuous struggle.As far

as a fence goes ifyou guys deem that'snecessary,Idon't have a problem with that.However, most

of the fences are a chain linkfence and to me itdistractsfrom the property.Obviously ifwe get into
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a securityissuekeeping people offthe property or from harming themselves then were going to

end up puttingup a chain linkfence.

Dexter Busby Do you plan on storingequipment other than mobile equipment outsidelikesteelfor

example?

John Paul repliesItisnot our intentto do that however, sometimes the overflow as rightnow leads

that sometimes there willbe pipesstored out there however, ifyou storethe pipe outsideyou must

treatitto paintitso that'scounterproductive.Iwould foresee thatthe situationwe're innow is

probably the messiestthe yard willever be. We're continuingto cleanthat up now. We justwent

through the buildand we stillneed to get our welldrilled.

Richard Liebertsays Mr. Chairman Iwould agree with the applicantabout the shelterbelt.Itwould

be more attractivethan justanother chain linksecurityfence.Ifyou lookatthe constructionyard to

the eastthere isno shelterbelt.There isa securityperimeter fence.They need thatguard there

with the heavy equipment inthere.Your indicatingyour willingto have a shelterbeltthatwill

pleasethe aestheticsofthatarea even though there isa trainlinethere and everythingelse.

John Paul sayswe siton that shelfand it'sup there likea thumb. We alsobelieveinhow our

property looksindicateshow are product come out as faras craftmanship.

Richard Liebertsaysand it'sa good enterprise.Iremember when thiscame infrontofthe board

two years ago.

ElliottMerja asks any furtherquestionsforthe applicant.

No furtherquestions

Proponents: None

Opponents: None

John Tailliesays he isneutral.Says he isthe RegionalPark Manager forMontana StateParks and

while we do not oppose the rezoningofthisparcel,we do want to express our concern regarding

the view shed ofthe corridor.Giant SpringsState Park isthe most visitedStatePark inthe stateand

one of the reason isthe RiversEdge Trailand HeritagePark thatgo justbeneath the property.We

justwant to make sure thatthe applicantaddresses those issuesof aestheticsand isn'tputtingup

30-foottallfences.Idon't know ifthere'sheightrequirements.

ElliottMerja says 150-feet.

John Tailliesays 150-feet.We're hoping that doesn't happen. I'm not sure we can do anything about

that ifthat'sproposed. But itsounds likethat'snot inthe plansso,we justwant to make sure that

they address the issuesthatthey talkedabout here and continue to be a good neighbor Montana

Fish& Game and insurethe development doesn't infringeon the RiversEdge Trailor Giant Springs

State Park.

PublicComment Closed at 10:45 am

Board Discussion& Decision:

Dexter Busby motioned to approve.

Rob Skawinski seconded the motion.

Richard LiebertstatesIwould move to conditionallyapprove thisbut Iwant to know thatthere will

be a commitment to a shelterbelt.

ElliottMerja says Ibelievethatgoes through the zoning board.

Richard Liebertinterruptsand says and then itgoes through the county commissioners inthisroom

willthere be provisionsof a shelterbelt.We're not justtalkingpast it.
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Rob Skawinski interruptsand says Idon'tthinkthatwe need to put provisionsof a shelterbelton

thisindividual.Idon't believeTamiettihad a shelterbeltso..

Richard Liebertsays rightIwouldn't disagreewith that.

Rob Skawinski says how can you put those burdens on one landowner but those burdens not be

shared by the adjacentlandowners? That'snot fair.

Richard Liebertagrees with that but saysthen when was that property zoned 12.When were they

there before.

ElliottMerja says Istillthinkthat'ssomething you must bringup with the zoning board because

they are the ones who can put those stipulationson, were only an advisoryboard. We can mention

itthatwe want them to lookat it.

Richard Liebertsaysand that'sgot to go through the planning department right.

ElliottMerja says right.

Richard Liebertsaysand then itwillgo back to the commissioners to make the finaldecision.Thisis

a matter of didthe other ones do that or not.Thisisthe most recent one.

ElliottMerja says Ithinkallof those have changed dramaticallysinceTamietti.But it'snoted.

AllinFavor,Motion passes 5-1

Richard Liebertsays Ioppose itbased on the discussionwe have had.

B. Conservation Easement -
Rumney CattleCompany, Inc.

Alex Dachs presented the staffreport.Summation isas follows:The Cascade County PlanningBoard

isinreceiptof an applicationfrom Rumney CattleCompany, Incto approve a Conservation

Easement.

According to 76-6-206,MCA, "...allconservationeasements shallbe subjectto review priorto

recordingby the appropriatelocalplanning authorityfor the county withinwhich the land lies.Itshall

be the responsibilityof the entityacquiringthe conservationeasement topresent theproposed

conveyance of the conservationeasement to the appropriatelocalplanning authority.The local

planning authorityshallhave 90 days from receiptof the proposed conveyance withinwhich to review

and to comment upon the relationshipof the proposed conveyance to comprehensive planningfor the

area. Such comments willnot be bindingon the proposed grantor or grantee but shallbe merely

advisoryinnature.The proposed conveyance may be recorded aftercomments have been received

from the localplanning authorityor the localplanning authorityhas indicatedinwritingitwillhave

no comments or 90 days have elapsed,whichever occursfirst."

The Montana Fish,Wildlife& Parkswould liketo placea conservationeasement on behalfofthe

owners, Rumney CattleCo.,on 3,980 acreslocatedoffBirdtailCreek Road inCascade County. The

land owner voluntarilygrantsand conveys to the Department, and the Department accepts,a

conservationeasement inperpetuity,with warrantiesoftitle,consistingofthe followingrightsand

restrictionsover and acrossthe land described.The property islocateddirectlySouth of Birdtail

Creek Road, and North of Mission Road inCascade County and iscurrentlybeing used forfarming and

some grazing.The proposed easement willcover nine parcelsinCascade County, totaling3,980 acres,

owned by Rumney CattleCo. The legaldescriptionofthe property isGeocode: 2772-02-1-01-01,

2772-03-1-01-01,2772-09-1-01-01,2772-10-1-01-01,2772-11-2-01-01,2772-14-2-03-01,2772-15-1-
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01-01, 2887-34-4-03-01,2887-35-3-03-01 and Parcel#:4000000, 4001000, 4007300, 4008400,

4009500, 4012600, 4013600, 4700800, and 4701800. ItisinSections02,03, 09, 10,11,14,and 15,

Township 18 North,Range 03 West, as wellas sections34 and 35,Township 19 North, Range 3 West,

Cascade County, MT.

ExistingDevelopment:

AgriculturalShed

Standard Barn

Allowed future development and uses on Rumney Property:

Livestockgrazing

Leasingthe landforagriculturalpurposes

Habitatrestorationand enhancement

Water resourcesand facilitiesexcludingthose thatwould createan adverse impact on the

land and/or water

Man-made structuresforagriculturalpurposes

Roads with priorapproval from Montana Fish,Wildlife& Parks Department.

Noncommercial recreationaluse

Utilitieswith priorapproval from Montana Fish,Wildlife& Parks Department.

Renewable energy generation foruse on the land,with priorapproval from Montana Fish,

Wildlife& Parks Department

Agriculturalchemicals fornoxious weed control

Publicuse as regulatedby Montana Fish,Wildlife& Parks Department and the Stateof

Montana

Oiland Gas Exploration,Extraction,and Development requiringcoordinationwith Montana

Fish,Wildlife& Parksto make sure itmaintains compliance with the conservationvalues

The landowner may sell,grant,donate, bequeath or otherwise convey the Land initsentirety

to another partyalong with the conservationeasement

Localizedgravelextractionfrom an existingsite

According to the Deed of Conservation Easement:

"The ProtectedPropertyincludessignificantopen-space land as definedinthe Montana Open Space

Land and VoluntaryConservationEasement Act,Montana Code Annotated (MCA) Section76-6-101,et

seq.;and"

"Preservationof the ProtectedPropertyby thisEasement willyieldsignificantpublicbenefitsto the

people of the Stateof Montana, Cascade County, and the United Stated by protecting,preserving,and

providingthefollowingsignificantresources,inperpetuity,incompliance with Section170(h)(4)(A)of

the InternalRevenue Code and Sections76-6-101,etseq.,MCA:"

"The people of theStateof Montana recognizethatcertainnativeplantcommunities and important

fishand wildhfehabitatare worthy ofperpetual conservation,and have authorizedthe Department

(Department of Fish,Wildlifeand Parks)to acquireperpetualconservationeasements, as describedin

Sections76-6-101 etseq.,Montana Code Annotated ("MCA"),from willinglandowners by voluntary,
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cooperativemeans to conserve nativeplantcommunities, habitatand other naturalresourcesof

value."

"Retentionofsignificantagriculturalvaluesand communities of nativeplantsand wildlifehabitat,

naturaland scenicopen-space lands,and publicrecreationalopportunities,allof which are

collectivelytermed "ConservationValues"and are valuableto the people of Montana and worthy of

perpetual conservation."

"The Conservation Values of the land can be protectedinperpetuityby the Landowner and the

Department through the grant of a conservationeasement to the Department with the landowner

retainingfee titleto the land and overallmanagement of the land..."

"...theConservation Values of the land should be preserved and maintained by the continuationof

land use patternsthatdo not significantlyimpair or interferewith the protectionand preservationof

these ConservationValues,inperpetuity.The land providesimportant opportunitiesforpublic

recreationalhunting,trapping,and wildhfewatching."

"The Department recognizesthat the land containsimportant wildlifehabitat,includingriparian

areas,thatisworthy ofperpetual conservationand has contributedthefunds necessary to acquire

thisEasement through itsHabitatMontana Program and with deer and elklicenseauctiondollars."

The proposed conservation easement willpreserve ranch lands,and scenic open space. Staffwill

forward any comments that the Planning Board must the grantee (Montana Fish,Wildlife,& Parks).

The proposal is in general compliance with Cascade County's Growth Policyin that itpreserves

agriculturallandsand scenicopen space.

Alex Dachs saysthisisthe property that BirdtailButte iscurrentlylocatedon. Itisa prettyhistorical

significantsightIwould say forCascade County. Ithinkputtingthisconservationeasement on there

willallow others to enjoy that as well.There'scurrentlyBML land forhunting on the Rumney

property as wellso willhelpto keep those opportunitiesforhunting available.Ido believeFish

WildlifeParks ishaving a draftenvironmental assessment. It'sgoing to be presented tonightout at

Cascade Town Hall.

ElliottMerja says Iknow thisland welland itwould be good to have a conservationeasement.

Rob Skawinski asksdoes the conservationeasement open the door forblockmanagement hunting?

ElliottMerja replieshe'sbeen inblock management hunting foryears.But the conservation

easement prevents itfrom having a bunch of houses on it.The agriculturethatthey do out there is

allgrazingon that area.Hishope isto keep itso people don'tjustdevelop on it.

Dexter Busby asks does the easement change the tax value forCascade County?

Alex Dachs says I'm not sure on that.

ElliottMerja says Ithinkthisjuststaysinagriculturaland itcan'tget changed. Ithinkthat'swhat

they saidthe lasttime.

Richard Liebertsays Iagree that it'sgood calfcountry and to keep itthatway and Iknow those folks

and being that'san easement does thattransferto another property owner inthe future?

ElliottMerja repliesthisone saiditdidwith perpetuity.
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Richard Liebertsaysthatwould be the intentofthe Rumney's thatthey sellportionsofthat it

would stillbe under the easement.

ElliottMerja says and when we had a differentone earlierwe asked the question about how to get

ridof a conservationeasement and there'sa process.A lengthyprocess.

Richard Liebertsays so it'seasierto get one.

Dexter Busby saysthe easement itselfiseasy to get.To get ridof itit'sa challenge.

Board Questions: None

PublicComment Opened at 9:56 am

Robert Nicholson says he livesout there inthe Cascade area.Iknow the area it'sa nicearea but I've

never been inthere hikingbecause Iwasn't sure ifwe had to ask permission.There issome

fascinatinggeology inthatcountry where people would liketo walk inand see itbut Isuppose you

stillshould ask permissionfrom the landowners.

ElliottMerja says my understanding isthatthe landowner retainsownership. Itjustprevents itfrom

being developed. Knowing Bob wellit'snot hard to get permission from Bob to do that.

Richard Liebertsaysifhe'spaying the taxes.

ElliottMerja asksany other questions?

Richard Liebertmotioned to move itforward.

Ken Thornton seconded the motion.

Richard Liebertaskswhere does itgo next.

Alex Dachs stateswelljustforward comments back to the department and say you guys didn'thave

any issueswith itand say you guys were insupport of it.

Allin Favor,Motion passes 6-0

ElliottMerja asks ifthere isany more business?

Alex Dachs repliesno wellhave another planning board meeting inFebruary.That willbe the 3'd

Tuesday more than likely.We willcontactyou and see ifyour availableforthat before we schedule

you forthat.

Richard Liebertasksabout the annual report.

C.Annual Report - Not brought to meeting delayed untilnext meeting.

ElliottMerja
- Do we have an annual reportto present here.

Alex Dachs - we did not bringthose so Ican send them out to you electronicallyor you can come by

the officeand pickthem up. Basically,it'sjustwhat we have done thisyear as faras permits.How

many specialuse permits we have seen, how many LC permits we've issued,and how many

subdivisionswe've gone through. The planningboard was busy with subdivisionsatthe beginningof

lastyear.Ithinkwe had about 5-6 ofthose thatwent through.That'sabout the only bigchanges on

that.

Board Comments and Questions:
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Richard Liebertasksifwe are going to have the annual reportnext meeting.

Alex Dachs repliesyeah, we'llhave a briefpresentationon itnext meeting.

Richard Liebertsays Ithinkour bylaws requireit.

ElliottMerja asks ifwe willsend them out electronically.

Alex Dachs answers yes.

Richard Liebertasksare you going to post iton the website too?

Alex Dachs repliesyes atsome pointthatwillprobably be on there as well.

6.Old Business:None

7. Board Matters:

Richard Liebertsays Iwas talkingto Brianearlier.Before Iget to thatthough, have we found a new

planning directoryet or isthere stilla vacancy out there?

Alex Dachs repliesthere isstilla vacancy.

Richard Liebertasksso you'restillsearching?No takers?No applicantsatall?

Alex Dachs repliesI'mnot sure ifit'sopen stillor not.I'm not sure of the statusofthat.

Richard Liebertsays Ithinkthatshould remain open Mr. Chairman. We need a PlanningDirector.

We have capable staffbut Ithinkit'sgood to have a PlanningDirector.BrianCliftonisthe Public

Works directorthere but Ithinkit'sgood to have a PlanningDirectorthatoversee a lotofthingsand

we've been gettingalong without itbut Ithinkit'sstillgood to have one. Iwas talkingto Brian

earlierabout postingour board packets and staffpackets on the website.Ithinkthatwould helpthe

publicand ourselvesand staffto get those posted so,it'sout there forthe publicso the publichas

complete transparenciesand to conspiracytheoriesand thingshappen lastyear about certain

zoning things.Ithinkthat'sgood fortransparency.Isee our attorneyis,here right?

FernandoTerronessays yes

Richard Liebertsaysand Brianwas indicatingthatwe could do that.The cityplanningdepartment

does itand Ithinkthose are the thingswe can do inthe near term working with ITbut Ithinkit

would help the publicat large,increasepublictrust,people don't have to guess,and itwould save

work ifsomeone wants a packet.Idon't know ifitrequiresa board actionor justa discussionwith

the staffto get itdone.

Alex Dachs says so were currentlyinthe process of doing that.ITdoes not maintainthatforthe

planningoffice.

Richard Liebertsays Brianand Italkedabout itbefore the meeting.

Alex Dachs saysthat'sstaffthat must maintain that.

Richard Liebertsaysdepartment food fightor not and ITand what planningdoes and so forth.But,I

thinkit'sbetterforthe publictrust,publictransparency,and Iknow we have our RFP'sthatgo on

the county website.Why can'twe put publicnoticeson there because how many people read the

Tribune anymore. How many people read the classifieds?Eventually,Ithinkwe should have live

streaming of allour meetings,county commission, and ourselves,justlikethe citydoes it.Ijust

thinkitbuildspublictrustand itdoesn't leadto any speculationor innuendos of our activities,it'sall

about board.

ElliottMerja saysgood comments. So, as faras board minutes and such,do they ever get posted on

the website? Ifso,they must be approved before they go on correct?
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Alex Dachs rightthey must be approved and then filedatthe clerkand recorder.

ElliottMerja says but some of this,likethe rezoning,could be put on there.Priorto us seeing it?

Alex Dachs says likethe minutes from today'smeeting could go on there.But they would be inthe

draftform.

Richard Liebertsaysthat'swhat the citydoes but itsays draft.

ElliottMerja sayswe should utilizesome ofthe differentmedia.

Richard Liebertsaysitmight save Tammy some work to cause ifthe publiccallsand saysthey want

itthey must send it.

Dexter Busby says itshould be availableto the public.

Richard Liebertsays because you know how the cityoperates.Everythingison there.Maybe were

not on that levelor that sophisticatedbut Ithinkitjusthelps everybody. That way people are not

speculating.Likelastyear with everythingthat happened with the Madison Park.And we have all

thatstuffposted on the website which isgreat.People can see the stuff.Ithinkthat'sgood forallof

us.

ElliottMerja asks any other comments from the board?

Dexter Busby says he tends to agree thatthe more open itis,lessconfusionthere isand less

speculationthere is.However, there isstillgoing to be people thatdon't believewhat's put out

there.

ElliottMerja saystransparency isan interestingconcept.We did some thingsat a church once with

gettinga new pastorand everybody wanted itto be transparent.You put itinthe bulletin,you

announced it,and you put mailingsout and people stilldidn'tknow.

Rob Skawinski sayspeople tend to not want to be involveduntilafterthe factwhen they realizethe

effecton them.

ElliottMerja says it'sway easierto do thatyou know hindsight.

Richard Liebertsays more people probably visitour website then read the Tribune.Ifwe could put

RFP'sout,and sellold equipment out of the county,justa simple thing.PublichearingXYZ such and

such date.People say Idon'tget the Tribune but that'sa matter of statelaw because statelaw says

itmust go intothe paper.That willsave phone callsto theiroffice.

ElliottMerja says really,it'salreadybeen posted and can be scanned.

Alex Dachs says it'sjustthe staff'stime to do itand maintain the website.

8.Adjournment:

ElliottMerja motioned to adjourn.

Dexter Busby seconded motion

Allin Favor,Motion passes 6-0.

Meeting adjourned at 10:08 am
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